
 
 
 

 
September 14, 2004 
 
 
Honorable Board of Supervisors 
County of Los Angeles 
383 Kenneth Hahn Hall of Administration 
500 West Temple Street 
Los Angeles, California 90012 
 
Honorable Board of Commissioners 
Community Development Commission 
County of Los Angeles 
383 Kenneth Hahn Hall of Administration 
500 West Temple Street 
Los Angeles, California 90012 
 
Dear Supervisors and Commissioners: 
 

DISPOSITION AND DEVELOPMENT AGREEMENT WITH BEYOND SHELTER, INC., 
TO DEVELOP 12 APARTMENTS IN UNINCORPORATED WILLOWBROOK (2)  

(3 Vote) 
 
IT IS RECOMMENDED THAT THE BOARD OF SUPERVISORS: 

 
1. Consider the attached Environmental Assessment/Mitigated Negative 

Declaration prepared pursuant to the requirements of the California 
Environmental Quality Act (CEQA) for the development of Mason Court, 
a 12-unit affordable rental housing development for families certified by 
the Department of Children and Family Services (DCFS) as at-risk of out 
of home placement due to allegations of child abuse and/or neglect, to 
be located at 2129 East El Segundo Boulevard in unincorporated 
Willowbrook.  

 
2. Find that with the incorporation of the mitigation measures identified in 

the attached Mitigation and Monitoring Plan, and required as a condition 
of project approval, the demolition of an existing 12-unit, 7,046 square 
foot apartment building and construction of a 12-unit, 12,760 square foot 
apartment building on the subject property will not have a significant 
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effect on the environment; approve the Environmental 
Assessment/Mitigated Negative Declaration; find that the project will 
have no adverse effect on wildlife resources; and authorize the 
Executive Director of the Community Development Commission to 
complete and file with the County Clerk a Certificate of Exemption for the 
project described above. 

 
3. Find that the Environmental Assessment/Mitigated Negative Declaration 

reflects the independent judgment of the County, and instruct the 
Executive Director to file with the County Clerk a Notice of 
Determination, as required by CEQA; and instruct the Executive Director 
to take any and all actions necessary to complete the implementation of 
this environmental review action, for the project described above. 

 
4. Authorize the Executive Director to use up to $1,513,180 in Home 

Investment Partnership (HOME) Program funds, to provide pre-
development, demolition, construction and permanent financing for the 
project described above. 

  
IT IS RECOMMENDED THAT THE BOARD OF COMMISSIONERS OF THE 
COMMUNITY DEVELOPMENT COMMISSION: 
  

1. Approve a 30-year Loan and Development Agreement (Agreement), 
submitted in substantially final form, between the Commission and 
Beyond Shelter Housing Development Corporation, Inc., a California 
non-profit corporation (the Developer), to develop Mason Court, a 12-
unit affordable rental housing development for families certified by the 
Department of Children and Family Services (DCFS) as at-risk of out of 
home placement due to allegations of child abuse and/or neglect, to be 
located at 2129 East El Segundo Boulevard in unincorporated 
Willowbrook. 

 
2. Authorize the Commission to fund the HOME loan to the Developer, 

using up to $1,513,180 in HOME Investment Partnerships (HOME) 
Program funds, for the purposes described above, and to incorporate the 
funds into the Commission's approved Fiscal Year 2004-2005 budget. 

 
3. Authorize the Executive Director to execute the Agreement, and all 

related documents, to be effective following approval as to form by 
County Counsel and execution by all parties. 

 
4. Authorize the Executive Director to subordinate the Commission’s loan 

to the permitted construction and permanent financing. 
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PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION:  
 
The purpose of this action is to approve an Agreement between the Commission and the 
Developer for development of 12 units of housing for families certified by DCFS as being at-
risk of out of home placement due to allegations of child abuse and/or neglect.  
 
FISCAL IMPACT/FINANCING: 
 
There is no impact on the County general fund. 
 
In 2003, the Commission purchased the subject property with $645,850 in Community 
Development Block Grant (CDBG) funds allocated to the Second Supervisorial District, with 
the intent of developing low-income multifamily housing on the site.  With the subsequent 
fluctuations in the real estate market, the property was appraised in August 2004 by an 
independent appraiser at $555,000.   
 
Under the proposed Agreement, the Developer will acquire the Commission-owned site for 
$555,000, to be evidenced by a Promissory Note and secured by a subordinated Deed of 
Trust. The Agreement also provides up to $1,513,180 in HOME funds for predevelopment, 
demolition, construction and permanent financing costs. Both loans will be for 30-year terms 
at three percent simple interest, evidenced by a Promissory Note and secured by a 
subordinated Deed of Trust. The loan will be repaid from residual rental receipts generated 
from the property.  
  
The Developer will also apply for $373,417 in funding in the next allocation of City of 
Industry Redevelopment Housing Set-Aside Funds (Industry Funds), under the Affordable 
Housing category, which is expected to occur in September 2004. Industry Funds will be 
used as gap financing, and may be used to reduce the HOME loan amount. 
  
The estimated total cost for the project is $2,441,597. A Financial Analysis is provided as 
Attachment A. 
  
FACTS AND PROVISIONS/LEGAL REQUIREMENTS: 
 
The Los Angeles County Special Needs Housing Alliance (Alliance) was established by the 
New Directions Task Force to serve as a strong, integrated Countywide housing program 
coordinating capital, service and operational resources in the creation of special needs 
housing.  Alliance members have participated in the review of the proposed development 
and support its completion. 
 
Mason Court will offer permanent housing consisting of 12 two-bedroom rental apartments 
for families certified by DCFS as at-risk and for whom the lack of adequate housing has 
been identified as a primary factor in the placement of their child or children in out-of-home 
care, or in the delay in reuniting with their families children who are in out-of-home care. 
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The project provides for the demolition of the existing vacant, substandard multifamily 
structure and the construction of a new 12-unit multifamily apartment complex. The 
Developer will be project sponsor and owner, and services will be provided by Beyond 
Shelter, its sister organization.  
  
The development will be comprised of 11 two-bedroom rental units and one two-bedroom 
manager’s unit. All of the rental units will be reserved for families certified by DCFS as at-
risk and with incomes not exceeding 50 percent of the Area Median Income (AMI) for the 
Los Angeles-Long Beach Metropolitan Statistical Area, adjusted for family size, as 
determined by the U.S. Department of Housing and Urban Development (HUD). The 
affordability period will run for 55 years from the date of execution of the Agreement. 
 
The proposed project is being federally funded and is not subject to the requirements of the 
Greater Avenues for Independence (GAIN) Program, or the General Relief Opportunity for 
Work (GROW) Program implemented by the County of Los Angeles.  Instead, the Developer 
must comply with Section 3 of the Housing and Community Development Act of 1968, as 
amended, which requires that employment and other economic opportunities generated by 
certain HUD assistance be directed to low- and very low-income persons, particularly to 
persons who are recipients of HUD housing assistance.  
  
The Agreement has been reviewed by County Counsel and is being presented in 
substantially final form. It will be effective following approval by County Counsel and 
execution by all parties. 
 
ENVIRONMENTAL DOCUMENTATION: 
 
An Environmental Assessment was prepared for the project pursuant to the requirements 
of the National Environmental Policy Act of 1969 (NEPA).  This document describes the 
proposed project, evaluates the potential environmental effects, and describes the 
mitigation measures necessary to avoid potentially significant environmental effects from 
the project.  Based on the conclusions and findings of the Environmental Assessment, a 
Finding of No Significant Impact was approved by the Community Development 
Commission on July 12, 2004.  Following the required public and agency comment period, 
HUD issued a Release of Funds for the project on August 24, 2004.   

 
Consistent with the provisions of the CEQA Guidelines, Article 14, Section 15221, notice 
was provided to the public that the Environmental Assessment would be used in place of 
an Initial Study to satisfy CEQA requirements.  The Environmental Assessment/Mitigated 
Negative Declaration was circulated for public review as required by state and local law, 
and the Environmental Assessment/Mitigated Negative Declaration, in conjunction with the 
Mitigation and Monitoring Plan, meets the requirements of CEQA. 

 
Approval of the Environmental Assessment/Mitigated Negative Declaration, including the 
Mitigation and Monitoring Plan, and filing a Notice of Determination with the County Clerk 
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will satisfy CEQA requirements.  A fee must be paid to the State Department of Fish and 
Game when certain notices required by CEQA are filed with the County Clerk.  The 
Commission is exempt from paying this fee when your Board finds that the project will have 
no significant impact on wildlife resources.  The project is located in an urban setting, and 
the Environmental Assessment/Mitigated Negative Declaration concludes there will be no 
adverse effect on wildlife resources. 

 
The environmental review record for this project is available for viewing by the public during 
regular business hours at the Commission’s main office located at 2 Coral Circle, Monterey 
Park. 
 
IMPACT ON CURRENT PROJECT: 
 
Approval of the Agreement will increase the supply of affordable housing in the County and 
benefit families who receive family preservation services, which supports the safety and well 
being of children and families and reduces and/or limits the possibility of out of home 
placement. 
  
Respectfully submitted, 
 
 
 
 
CARLOS JACKSON 
Executive Director 
 
Attachments:  2 



Attachment A 
HOUSING FINANCIAL ANALYSIS 

MASON COURT 
2129 E. El Segundo Blvd., unincorporated Los Angeles County 

 
The project will be comprised of 12 two-bedroom units, including one manager’s unit. 
Eleven of the units will be reserved for families certified by the Department of Children 
and Family Services as at-risk, with incomes not exceeding 50 percent of the Area 
Median Income for the Los Angeles-Long Beach Metropolitan Statistical Area, adjusted 
for family size, as determined by the U.S. Department of Housing and Urban 
Development (HUD). 
 
The following is an analysis of funding for the project: 
 
Development Phase: 

   
Total  Per Unit Cost 

Sources    
 
HOME Loan $1,513,180 $126,098
CDBG Land Acquisition Loan 555,000 46,250
Anticipated Industry Funds  373,417 31,118
 
TOTAL  $2,441,597 $203,466
 
Uses    
    
Total Development Cost $2,441,597  $203,466
    
    
Permanent Phase:    
    
Sources    
  
HOME Loan $1,513,180  $126,098
CDBG Land Acquisition Loan 555,000  46,250
Anticipated Industry Funds $373,417  31,118
  
TOTAL $2,441,597  $203,466
  
Uses  
    
TOTAL DEVELOPMENT COST $2,441,597  $203,466
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